BOSTON 

PUBLIC 

LBRi^iRY 


Digitized  by  the  Internet  Archive 

in  2011  with  funding  from 

Boston  Public  Library 


http://www.archive.org/details/preferredareaanaOOunit 


^(kTES  posr. 


U-S-MAIL       m 


X^ 


UNITED  STATES  POSTAL  SERVICE 

FACILITIES  SERVICE  CENTER 
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Mr .  Thomas  Daly 

Boston  Redevelopment  Authority 

2406  Washington  St. 

Roxbury,  MA   02201-0001 

Dear  Mr,  Daly: 

Enclosed  please  find  a  copy  of  The  Preferred  Area  Analysis 
for  the  proposed  United  States  Postal  Service  (USPS) 
Facility  in  Roxbury,  Massachusetts.   This  report  was 
prepared  by  Rizzo  Associates  at  the  request  of  Mr.  Paul 
Cook  of  the  Lexington  Facilities  Service  Office. 

I  understand  from  conversations  with  the  reports'  authors 
that  this  information  may  be  helpful  to  you  for  the 
parallel  study  by  your  office  of  necessary  relocation  of 
the  current  Roxbury  Post  Office. 

Responsibility  for  this  case  has  recently  been  transferred 
to  the  Facilities  Service  Center,  USPS,  6  Griffin  Road 
North,  Windsor,  CT,  06006-0330,  and  I  have  been  assigned 
the  task  of  coordinating  the  completion  of  this 
acquisition. 

I  would  very  much  like  to  meet  with  you  to  discuss  this 
case  further.  Please  telephone  me  on  (203)  285-7181  in 
order  that  we  may  arrange  a  place  and  time  that  will  be 
convienent  for  you. 


Sincerely, 


I 


s  • 


William  S.  Moncrief 

Real  Estate  Specialist,  Principal 
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USPS  SITE  SELECTION 

ZIP  CODE  AREAS 
02118,  02119,  02120,  02121,  02125 

ROXBURY,  MASSACHUSETTS 

December  16,  1986 


Engineers  and  Environmental  Scientists 

235  West  Central  Street,  hlatick,  Massachusetts  01760    (617)  651-3401 

January  5,  1987 


Mr.  Paul  Cook 
U.S.  Postal  Service 
1050  Waltham  Street 
Lexington,  MA   02173-0324 

Dear  Mr„  Cook: 


Enclosed  please  find  the  parcel  map  for  Parcel  25  which  was  one 
of  the  sites  identified  in  our  Preferred  Area  Analysis  for  the 
Roxbury  Post  Office  site  selection  project.   This  map  was 
unavailable  when  our  report  was  issued.   If  you  have  any 
questions,  please  call. 

Sincerely, 

Pam  Lettrich 
Civil  Engineer 

PL/df/0685H 
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235  West  Central  Street,  l\latick,  Massachusetts  01760    (617)  651-3401 


December  16,  1986 


Mr.  Paul  Cook 
U.S.  Postal  Service 
1050  Waltham  Street 
Lexington,  MA   02173-0324 

Dear  Mr.  Cook: 

In  accordance  with  our  Agreement,  Rizzo  Associates,  Inc.  is 
pleased  to  submit  the  Preferred  Area  Analysis  for  the  proposed 
post  office  facility  in  Roxbury,  Massachusetts. 

The  Preferred  Area  Analysis  includes  a  description  of  Roxbury 
with  regard  to  physical  conditions,  land  use  regulations, 
environmental  concerns,  and  socio/economic  conditions  as  well 
as  the  preliminary  identification  of  suitable  sites.   In 
addition,  as  a  result  of  our  field  visits  and  discussions  with 
the  Boston  Redevelopment  Authority  (BRA)  and  the  Massachusetts 
Department  of  Public  Works  (MDPW) ,  we  have  identified  the  top 
five  properties  and  included  in  the  report  the  detailed 
descriptions  and  pictures  of  these  properties. 

The  comparable  data  for  properties  in  the  Roxbury  area  will  be 
available  at  the  end  of  this  week  and  will  be  forwarded 
separately. 


Very  truly  yours. 


Pamela  J.  Lettrich 
Civil  Engineer 

Elizabeth  K.  Levin 
Project  Manager 

LKL/SW/0197E 

cc:  Ned  Scigliano 
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I.   INTRODUCTION 

This  report  provides  information  to  be  used  by  the  United 
States  Postal  Service  (USPS)  in  the  selection  of  a  new  facility 
site  in  Roxbury,  Massachusetts.   The  selected  site  will  serve 
the  zip  code  areas  02118,  02119,  02120,  02121  and  02125. 

The  existing  post  office  is  a  leased  facility  which  is  old,  has 
poor  accessibility,  and  provides  no  customer  parking. 
Furthermore,  the  City  of  Boston  is  undertaking  an 
Urban  Renewal  Project  in  the  Roxbury  area.   As  a  result  of  the 
Urban  Renewal  Project,  the  building  the  post  office  now 
occupies  will  be  taken  to  provide  space  for  a  new  roadway  known 
as  New  Dudley  II.   This  land  taking  therefore  forces  the  USPS 
to  seek  a  new  location. 

The  Boston  Redevelopment  Authority  (BRA)  is  handling  much  of 
the  planning  and  coordination  of  the  Urban  Renewal  Project. 
The  Massachusetts  Department  of  Public  Works  (MDPW)  is  handling 
the  acquisition  and  relocation  tasks.   Both  of  these 
organizations  were  consulted  in  preparing  this  document. 
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II.   SITE  REQUIREMENTS 

The  USPS  prefers  buying  a  vacant  parcel  and  building  a  new 
facility  rather  than  the  rehabilitation  of  an  existing  building 
or  lease  arrangements.   A  building  of  approximately  28,500 
square  feet  will  be  required  on  a  site  of  approximately  118,000 
square  feet  (see  Appendix  A  for  facility  requirement 
information) .   The  site  must  provide  parking  for  about  40 
customers  and  65  employees  with  indoor  parking  required  for 
post  office  vehicles.   The  preferred  site  area  is  in  the 
proximity  of  Dudley  Square  (see  Figure  1). 
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III.   GENERAL  AREA  DESCRIPTION 

A.  Location  and  Access 

Roxbury  is  located  in  Suffolk  County  in  the  geographic 
center  of  the  City  of  Boston.   The  Southeast  Expressway  is 
near  the  eastern  border  of  Roxbury.   The  major  local 
roadways  run  north  to  south  and  include  Centre  Street, 
Washington  Street,  Columbus  Avenue  and  Blue  Hill  Avenue 
(see  Figure  1).   THe  completion  of  New  Dudley  Street  and 
eventually  New  Dudley  II,  under  the  Urban  Renewal  Project, 
will  improve  cross-town  circulation  in  Roxbury. 

Public  transportation  is  very  prominent  in  Roxbury.   The 
existing  elevated  subway  along  Washington  Street  will  be 
removed  in  1987  due  to  recent  public  transportation 
improvements  including  the  relocation  of  the  MBTA  Orange 
Line.   As  part  of  the  Orange  Line  relocation,  the  new 
Ruggles  Street  Subway  Station  on  Columbus  Avenue  has  been 
constructed. 

B.  Population 

The  Town  of  Roxbury  was  founded  in  1639  and  annexed  to 
Boston  in  1868.   During  the  1940 's  and  1950 's  Roxbury 
experienced  a  significant  migration  of  lower  income  Blacks 
from  the  south.   Within  ten  years,  Roxbury  reversed  its 
racial  composition  from  80  percent  white  to  80  percent 
non-white(l) * .   The  1985  Boston  City  Elections  Department 
Report  estimates  a  population  of  58,861  persons  in 
Roxbury. (2) . 

Furthermore,  the  Roxbury  neighborhoods  are  comprised  of 
larger  families  than  in  the  City  as  a  whole,  with 
proportionately  more  female-headed  households  with 
children.   Approximately  1/3  of  Roxbury 's  residents  work  in 
the  Dudley  Square  area.   Health  care  and  manufacturing 
dominate  the  industry  profile(3).   Table  1  shows  the 
basic  characteristics  of  the  Roxbury  population. 


References  are  included  in  Appendix  C, 
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Table  1 

ROXBURY'S  ESTIMATED  DEMOGRAPHIC  CHARACTERISTICS 

1985  Report 


Total  Population  58,861 

Total  Housing  Units  23,600 

Source:   1985  Boston  City  Elections  Department  Report 

The  Roxbury  Ward  includes  Highland  Park,  Lower  Roxbury,  Sav-Mor 
and  Washington  Park, 
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IV.   Preferred  Area  Analysis 

A.  Preferred  Area  Boundary 

The  area  for  the  new  Roxbury  post  office  includes  zip  code 
areas  02118  (South  End),  02119  (Roxbury),  02120  (Roxbury 
Crossing),  02121  (Grove  Hall),  and  02125  (Uphams  Corner). 
The  preferred  area  for  a  new  post  office  site  is  in  the 
proximity  (1/2  mile  radius)  of  the  existing  post  office,  in 
the  Dudley  Square  area.   The  service  area  and  preferred 
area  are  shown  in  Figure  1. 

B.  Physical  Conditions 

1.  Access .   As  discussed  previously,  the  major  local  roads 
in  Roxbury  run  north  to  south.   The  Dudley  Square  area 
has  the  benefit  of  New  Dudley  Street  and  soon  New 
Dudley  II,  as  well  as  Washington  Street.   It  is  also 
central  to  the  overall  service  boundary.   A  central 
location  is  especially  important  in  choosing  the  new 
site  because  of  the  predominance  of  foot  routes  for 
delivery  of  the  mail. 

2.  Terrain.   Due  to  the  developed  nature  of  the  Boston 
area  as  a  whole,  Roxbury  terrain  should  not  present  any 
problems  related  to  the  development  of  a  new  post 
office  site.   Topographic  relief  ranges  from  a  low  of 
20  feet  National  Geodetic  Vertical  Datum  (NGVD)  in  the 
northern  sections,  to  a  high  of  180  feet  NGVD  in 
portions  of  Grove  Hall.   In  general,  the  local  relief 
between  any  valley  and  the  adjacent  hills  rarely 
exceeds  100  feeto 

There  are  no  significant  waterways  in  Roxbury.   The 
entire  area  is  located  in  Zone  C,  the  area  of  minimal 
flooding,  as  mapped  by  the  Federal  Emergency  Management 
Agency.   Wetlands  will  probably  not  be  encountered. 

3.  Utilities .   Being  in  a  large  metropolitan  area,  Roxbury 
is  served  by  all  major  utilities  including  gas,  water, 
electricity,  sewer  and  drainage. 

C.  Land  Use  Regulations 

1.   Zoning  Regulations.   Federally-owned  and  operated 

facilities  are  exempt  from  local  zoning.   However,  it 
is  the  USPS • s  policy  to  comply  with  local  zoning  to  the 
extent  possible. 
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There  are  four  zoning  districts  in  the  City  of  Boston 
Zoning  Regulations  which  specifically  permit  a  post 
office  as  an  allowable  use.   They  are:   Local  Business, 
General  Business,  Restricted  Industrial  and  General 
Industrial.   A  post  office  is  forbidden  in  any 
Residential  Zone.   The  lot  size  and  setback  requirements 
for  all  of  the  districts  can  be  found  in  Appendix  B. 
Parking  requirements  for  a  post  office  use  are  shown  in 
Table  2. 

Table  2 
PARKING  REQUIREMENTS 
POST  OFFICE  USE 


If  the  Maximum 

Floor  Area  Ratio 

Specified  in  Appendix       One  Space  Shall  be  Provided 

B  for  the  Lot  is:        for  Each:       and  also  for  Each; 


0.3   or   0.5        300  sg.  ft  of  gross    600  sq.ft.  of  other 

gross  floor  area       gross  floor  area 
on  ground  floor 

0.8   or  1.0         350  700 

2.0  500  1,000 

3,0  900  1,800 

4.0  1,200  2,400 

5.0  1,200  2,400 

Source:   City  of  Boston  Zoning  Regulations 

The  provisions  of  the  Zoning  Code  are  enforced  by  the 
Building  Commissioner  of  the  City  of  Boston.   Variance 
requests  are  submitted  to  and  handled  by  the  Board  of 
Appeals.   There  is  also  a  provision  in  the  Zoning  Code 
which  may  be  applicable  to  the  new  post  office,  entitled 
"Exceptions  in  Planned  Developments  and  Urban  Renewal 
Areas."   This  provision  allows  special  exceptions  to  the 
Zoning  Code,  depending  on  the  circumstances.   An  appeal 
for  an  exception  must  be  filed  with  the  Building 
Commissioner.   These  exceptions  are  considered  on  an 
individual  basis  by  the  Board  of  Appeals  after  a  public 
notice  and  hearing  period. 
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An  Interim  Planning  Overlay  District  is  being  prepared 
for  the  Roxbury  area  by  the  BRA.   Once  in  place,  the 
Board  of  Appeals  would  receive  permit  applications  for 
development  within  the  Overlay  District,  and  the  BRA 
would  become  involved  with  zoning  issues  by  making 
recommendations  to  the  Board  of  Appeals.   The  Board  of 
Appeals  would  grant  the  permit  if  it  found  that  the 
proposed  action  would  not  be  incompatible  with  the 
goals  of  the  comprehensive  planning  concept. 

The  BRA  has  indicated  that  they  will  help  with  any 
zoning  issues  which  may  arise  in  the  acquisition  and 
development  of  a  new  post  office  site.   Furthermore, 
zoning  changes,  if  necessary,  can  become  part  of  the 
BRA'S  Urban  Renewal  Project  and  be  coordinated  with 
their  assistance.   The  important  factor  in  choosing  a 
new  site  for  the  post  office  is  to  make  certain  the 
site  conforms  to  the  BRA ' s  plans  for  the  community. 

The  community  review  procedures  involve  a  Project  Area 
Committee  which  consists  of  21  people  appointed  by  both 
the  community  and  the  Mayor.   This  committee  will 
review  all  aspects  of  the  project  as  an  advisory 
committee  to  the  BRA.   Several  meetings  may  be  held  by 
the  BRA  and  the  Project  Area  Committee  during  the 
planning  phase  for  a  site. 

Historic  Areas.   The  historic  and  archaeologic  sites, 
which  have  been  identified  by  the  Massachusetts 
Historical  Society,  have  been  reviewed  and  a  list  of 
National  Register  sites  has  been  obtained.   There  are 
two  structures  in  the  area  on  the  National  Register. 
One  is  the  Isabella  S.  Gardner  Museum  which  is 
approximately  one  mile  northwest  of  the  existing  post 
office,  and  the  other  is  the  Haffenreffer  Brewery  which 
is  slightly  over  one  mile  southwest  of  the  existing 
post  office.   Neither  of  these  structures  should  be 
affected  by  the  new  post  office.   There  is  also  an 
Historic  District  surrounding  Moreland  Street  which  is 
east  of  Blue  Hill  Avenue.   Any  structures  proposed  for 
this  area  will  be  under  the  jurisdiction  of  the 
Massachusetts  Historical  Commission.   The  preferred 
area  for  a  post  office  does  not  include  Moreland  Street. 

The  nearest  archaeological  sites  are  Site  #19-SU-47,  on 
Jamaica  Pond  about  1-1/2  miles  southwest  of  the 
existing  post  office  and  Site  #19-SU-46,  about  1-1/4 
miles  southeast  of  the  existing  post  office. 
Construction  near  these  sites  will  also  be  under  the 
jurisdiction  of  the  Massachusetts  Historical 
Commission.   Both  sites  are  outside  of  the  preferred 
area  for  a  post  office. 
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3.    Aesthetics .   Because  of  the  Urban  Renewal  Project,  the 
actual  design  of  the  new  post  office  facility  will 
have  to  be  approved  by  the  BRA.   The  BRA  has  offered 
to  submit  architectural  options  to  the  USPS  for 
consideration.   During  the  process,  cominunity  meetings 
may  also  be  arranged  by  the  BRA  to  discuss  issues  such 
as  aesthetics. 

D,  Environmental  Considerations 

Traffic  congestion  is  the  major  potential  environmental 
impact  to  be  addressed.   Recent  and  projected  future 
development  in  Roxbury  has  caused  some  congestion  on  the 
major  roadways.   The  BRA  and  the  local  residents  are 
particularly  concerned  with  access  design  and  the  potential 
traffic  from  proposed  developments.   The  USPS  must  give 
special  attention  to  this  issue  while  choosing  and 
designing  a  new  facility  site. 

E.  Social  and  Economic  Conditions 

Although  once  an  affluent  area,  housing  deterioration  began 
to  become  evident  in  Roxbury  during  the  1950's. 
Abandonment  and  disinvestment  followed  in  both  the 
commercial  and  residential  sectionsv^).   Government  funds 
have  been  diverted  to  Roxbury  in  recent  years  in  an  effort 
to  reverse  the  existing  situation.   The  BRA's  Urban  Renewal 
Project  will  be  a  major  influence  to  the  renewal  of  the 
Roxbury  area. 

Currently,  incomes  in  Roxbury  are  lower  and  poverty  is  more 
prevalent  than  in  Boston  as  a  whole.   Median  housing  values 
are  only  60  percent  of  City  values.   The  housing  is 
generally  old  with  a  significant  number  of  vacant  lots  and 
abandoned  buildings^^) ,   Approximately  1/3  of  the  area  is 
vacant  land.   In  total,  approximately  half  of  the  land  area 
is  tax  exempt  and,  therefore,  producing  no  revenues  for 
Roxbury('*)  . 

In  recent  years,  there  has  been  a  dramatic  reduction  in 
Roxbury 's  formerly  high  taxes.   Lower  taxes  and  rising 
property  values  have  brought  new  investment  to  the  area. 
Comparatively,  housing  values  are  increasing 
significantly.   Market  values  for  single-family  homes 
increased  205  percent  between  1975  and  1984  compared  to  the 
City  increase  of  155  percent(^).   Overall,  Dudley  Square 
has  a  lot  of  potential,  located  2-1/2  miles  from  Downtown 
Boston  and  adjacent  to  the  Southwest  Corridor.   Private 
development  for  the  Dudley  Square  area  during  the  1980 's  is 
projected  to  total  $50  million  and  create  over  1,550 
jobs (3) . 
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V.   PRELIMINARY  SITE  IDENTIFICATION 

Based  on  field  investigations  and  discussions  with  the  BRA  and 
MDPW  officials,  many  potential  sites  were  identified  for  use  as 
a  postal  facility.   The  USPS  generally  prefers  to  have  their 
distribution  and  retail  operations  in  one  facility.   If  the 
USPS  were  to  choose  a  site  outside  of  the  Dudley  Square  area, 
the  BRA  has  indicated  their  desire  to  have  a  separate  retail 
facility  in  the  Dudley  Square  area. 

The  identified  potential  sites  are  located  on  Figure  2  and 
listed  on  Table  3.   These  sites  were  visited  to  determine  their 
suitability  for  post  office  purposes.   The  first  5  sites  were 
found  to  be  the  most  desirable  sites  for  a  post  office,  and 
they  are  discussed  in  depth  in  Section  VI. 
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FIGURE  2:    PRELIMINARY  SITE  IDENTIFICATION 
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VI,   FIVE  MOST  SUITABLE  SITES 

The  five  most  suitable  sites,  as  listed  in  Table  3,  are 
discussed  below  and  shown  on  Figure  3.   Table  4  shows  the 
zoning  requirements  which  are  relevant  to  these  sites. 
Pictures  of  these  sites  follow  the  discussion. 

1.  The  Connelly  site  is  controlled  by  the  BRA.   There  is 
currently  a  bar,  a  health  center,  and  a  church  in  use  on 
the  site.   Each  of  these  operations  has  a  short-term  lease 
and  the  structures  could  be  demolished  if  necessary.   The 
site  is  located  on  Columbus  Avenue  adjacent  to  the  Whittier 
Street  housing  development  and  the  high  school 
(see  Figure  4).   Across  Columbus  Avenue  there  is  another 
housing  development,  the  new  Ruggles  Street  Subway  Station, 
and  Parcel  18.   Over  1/2  million  square  feet  of  retail 
space  is  planned  for  Parcel  18. 

The  portion  of  the  site  abutting  Columbus  Avenue  is  zoned 
M-2,  which  is  Industrial-Restricted  Manufacturing.   The 
rear  portion  of  the  site,  which  contains  the  Health  Center 
and  the  church  is  currently  zoned  H-1,  which  is  Residential 
Apartments.    A  post  office  use  is  allowed  in  a  M-2  zone, 
but  is  not  allowed  in  an  H-1  zone.   Therefore,  either  a  use 
variance  or  rezoning  would  be  required. 

Due  to  recent  development  activities,  Roxbury  residents  may 
want  the  Connelly  site  to  be  land  banked  for  the  future. 
The  BRA  has  indicated  that  there  is  a  possibility  the  Site 
would  be  conveyed  to  a  community  organization  which  would 
in  turn  lease  the  Site  long  term  to  the  USPS. 

2.  Parcel  25  is  MBTA-controlled.   The  site  is  currently  used 
for  parking  and  for  various  industrial  activities.   The 

'   site  is  located  on  Tremont  Street  directly  across  from  the 
Roxbury  Crossing  Subway  Station.   Local  roads  surround  the 
site,  providing  easy  access.   This  site  was  only  recently 
identified  and  a  parcel  map  is  not  yet  available. 

The  parcel  is  zoned  M-2,  Industrial-Restricted 
Manufacturing.   A  post  office  use  is  allowed  in  this 
district . 

The  size  of  the  site  is  slightly  smaller  than  the  USPS 
requires.   However,  the  strongest  disadvantage  is  the 
psychological  factor  to  the  Roxbury  residents  of  having 
their  post  office  on  the  west  side  of  Columbus  Avenue. 
Columbus  Avenue  is  perceived  as  a  boundary  by  the  Roxbury 
residents,  and  the  west  side  of  Columbus  Avenue  is 
perceived  as  being  outside  of  Roxbury. 
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FIGURE  4:  CONNELLY  SITE 
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The  Blair  site  is  located  in  the  Dudley  Square  area  (see 
Figure  5) .   There  is  access  to  both  Washington  Street  in 
the  front  and  Warren  Avenue  in  the  rear.   The  parcel  is 
currently  vacant.   There  are  adjacent  businesses  to  both 
sides  of  the  Blair  site,  and  the  Dudley  Square  Subway 
Station  is  located  across  Washington  Street.   The  elevated 
subway  on  Washington  Street  will  be  removed  in  1987,  and 
the  businesses  in  the  area  are  planning  to  begin 
revitalization  efforts. 

The  Blair  site  is  zoned  B-2  General  Business.   A  post 
office  use  is  allowed  in  this  district. 

The  advantage  of  the  Blair  site  is  its  location.   The  major 
disadvantage  is  the  size,  which  is  small  for  the  USPS ' s 
needs . 

The  Eliot  Motors  site  is  located  at  the  corner  of  Columbus 
Avenue  and  Centre  Street  (see  Figure  6).   The  site  is  a 
mixture  of  open  field,  an  abandoned  car  dealership,  and  an 
operating  heating  company.   Behind  the  site  is  a 
residential  area  of  2-  and  3-family  homes.   Across  Columbus 
Avenue  is  an  MBTA  facility. 

The  Eliot  Motors  site  is  zoned  M-1,  Industrial-Restricted 
Manufacturing.   A  post  office  is  allowed  in  this  district. 

The  major  disadvantages  of  this  site  are  the  location  and 
the  required  assemblage.   The  location  is  not  central  to 
the  USPS  service  area,  nor  is  it  central  to  the  Dudley 
Square  area.   Furthermore,  the  several  owners  present 
potential  problems  in  acquiring  the  total  area.   The 
operating  heating  company  would  require  special  negotiating 
since  it  is  an  ongoing  business. 

The  Capital  Tire  site  is  located  at  the  corner  of 
Washington  Street  and  Melnea  Cass  Boulevard 
(see  Figure  7).   The  adjacent  buildings  are  industrial  and 
commercial  in  nature.   The  other  three  corners  of  the 
intersection  are  being  proposed  for  development  of  a  park, 
housing,  and  a  potential  supermarket. 

The  site  is  zoned  M-2,  Industrial-Restricted 
Manufacturing.   A  post  office  use  is  allowed  in  this 
district. 

The  advantage  of  the  Capital  Tire  site  is  its  location. 
The  disadvantage  is  that  the  existing  ongoing  business 
would  have  to  be  purchased  and  the  building,  which  is 
generally  in  good  condition,  would  have  to  be  either 
remodeled  or  demolished.   The  availability  of  this  site  is 
also  not  certain. 
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FIGURE  5:  BLAIR  SITE 


N-  Scale:  1"  =  200' 
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FIGURE  6:  ELIOT  MOTOR  SITE 
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FIGURE  7:  CAPITAL  TIRE  SITE 


Scale:  1"  =  200' 


Base  Map:  Boston  Redevelopment 
Authority 
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